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Final Site Plan Clay Kaufman, the Cedar School, Applicant
PLPZ 2021 00118 Riversedge Partners, Owner

LOCATION: | 200 Pemberwick Road

ZONE: | GBO, LB and R-7

TOTAL PARCEL SIZE: | 5.5658 acres

APPLICATION SUMMARY:

The applicant is seeking approval for Final Site Plan approval to make a change of use from
office to a school use and make interior alterations on a 5.568-acres parcel located at 200
Pemberwick Road in the GBO, LB and R-7 Zones.

ISSUES AND RECOMMENDATIONS:

1. The Building at 200 Pemberwick appears to be located in the AE flood zone. the first
floor elevations of the building needs to be provided to determine flood compliance. If
the base flood elevation is not compliant, the building would be subject to the 50%
improvement rule of Sec. 6-139.1 or the building would need to be modified to be flood
zone compliant.

2. The subject property was the subject of approved site plans PLPZ 201800372 and PLPZ
2018 00267 and rezoning, Site Plan, and Special Permit (FSP #1234) in 1987. The
commercial portion of the 1987 site plan was built, the residential portion of the approval
was never built and appears to have expired. The applicant has not proposed to change
any part of their site plan approvals.

3. The proposed school is noted to be up to 100 students with 30 staff. They have indicated
that they have been allotted 45 parking spaces on site. The Commission will need to
determine if parking is adequate per Sec. 6-158 of the BZR.

4. The applicant should provide an existing occupancy and parking conformance numbers
for the approved or current tenants of the building.

5. Per Application #1234, and Sec. 6-100.1, the employee density of the commercial use
cannot not exceed 184 people. This should be noted on the plans per the conditions of the
decision.

6. Any new signage, exterior lighting, or exterior modifications would need review by the
Architectural Review Committee prior to permits and installation.

DEPARTMENT COMMENTS:
ZEO - See attached
SEWER -

FIRE MARSHAL -

SITE DESCRIPTION / BACKGROUND:

The site is bifurcated by the Byram River. Three (3) office buildings exist on the east side of the
property with parking for 57 vehicles. A parking lot for 153 vehicles exists on the west side of
the property (off Comly Ave.). A wood and steel bridge spans over the River and internally
connects both sides of the parcel. The South Mill Building was approved in Sept. 2018 to
convert office space into 15 residential units. It does not appear that the property owner acted on
that decision. In June 2018, staff signed off on a conversion of 930 sq. ft. of office space into
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medical office space, for up to 4 medical professionals. In 1987, the site was approved for use of
the existing buildings on the east side of the river as office, and development of west side of the
river for 21-unit residential development over 150,000 cubic feet in volume. That approval
noted a number of conditions that were required to be met (see attached). Of note, the applicant
was required to:

e Stagger departure times of the office use on both lots.

e Designate 31 spaces for residential use only and maintain the balance of the proposed
parking (153 spaces) for the approved commercial use. Per Sec. 6-100.1 the employee
density of the commercial uses could not exceed 184 persons. This was to be noted on the
plan.

e The property was limited to 43,510 sq. ft. of Commercial use and 21 dwelling units, in
perpetuity.

e The applicant created an open space easement of the hillside west of the river.

e A pedestrian easement was created along the river.

The eastern portion of the parcel, off Comly, with the residential units, was never built.

PROPOSAL:

The applicant is seeking to establish a school use on the second floor of 200 Pemberwick Road’s
north building. The school use, to be operated as, “the Cedar School”, would require interior
alterations including relocating several partitions, painting, carpeting, and electrical/lighting
upgrades that will provide updates to the space for use as a school.

The Cedar School would be a co-ed day school offering a college-prep program for high school
students with mild-to-moderate language- based learning differences, such as dyslexia. The
applicant anticipates approximately 25 students in its first year of operation, but hopefully
growing to approximately 100 students in subsequent years.

Operating hours would be 8 am — 4 pm, with occasional early evening events such as parents’
night. No outdoor activities are planned on site

Students would be driven by automobile and dropped off in the western parking area, off Comly
Ave, and cross the existing pedestrian bridge to the subject building. The applicant wishes to
permit Seniors to drive themselves to school and park in an assigned parking area.

Morning drop off is not proposed to be staggered and would use the Comly lot to load drop off in
the AM hours. Afternoon pick up is proposed to be staggered, as some students will leave at 3:30
pm and others will remain for sports.

The subject property was approved with 210 space (57 of the east site and 153 on the west side).
The current application notes parking for up to 190 vehicles. The applicant should confirm the
total number of parking spaces on site.

To continue to comply with the Commission decision (FSP #1234) the applicant would need to
agree to provide access and parking agreements between the east and west side of the site and
maintain access to the existing 153 parking spaces. It is not clear if those easements already
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exist. The Commission may want to review the language of these agreements to ensure they
sufficiently comply with the intent of the Commission’s 1987 decision.

PARKING:
Per section 6-158, Schools: Elementary, Middle and High School are recommended to have
parking provided at an adequate level as determined by the Planning and Zoning Commission.
The applicant has indicated 30 staff for 100 students with 45 parking spaces being dedicated
onsite for the school. Staff would note that some spaces would be set aside for senior class
members, but a specific number has not been provided. Past approvals required, “31 spaces for
be designated for residential use only and maintain the balance of the proposed parking (153
spaces) for the approved commercial use. Per Sec. 6-100.1 the employee density of the
commercial uses could not exceed 184 persons. This was to be noted on the plan. An analysis of
current or approved occupancy has not been provided. The applicant should indicate:

1. The uses in the building, by sq. ft.

2. The applicable parking demand for each tenant, based on the Town’s regulation’s or

approval.
3. Confirm that all require parking is available and conforms with the prior decision(s) of
the Commission.

The proposal also notes the drop-off and pick-up procedures. Drop off in the AM (8-8:30)
would use the Comly Ave lot, and visitors would be led into the lot in a clockwise direction
using the parking aisles of the site to queue up almost 30 vehicles. It has been noted that the
students attending are high school age which should make drop off a bit faster than elementary
students, by comparison. Pick up is expected to have less vehicles as some students would have
extracurricular activities. A staggered departure schedule would release 15-20 students at a time.
The internal traffic flow would be the same as the AM procedures.

APPLICABLE REGULATIONS:
Sections 6-5, 6-13 through 6-15, 6-17, 6-97, 6-100, 6-101.1 6-104, 6-106, 6-139.1 and 6-205, of
the Town of Greenwich Building Zone Regulations.




ZONING ENFORCEMENT

Project No. PLPZ202100118 Preliminary Final X
Reviewed for Planning and Zoning Commission.

TITLE OF PLAN REVIEWED: The Cedar School

LOCATION: 200 Pemberwick Rd.
PLAN DATE:;
ZONE: LB & GBO

[] Ok for Zoning Permit Sign-off with the following revisions:

[  Resubmit the following prior to Site Plan/ Subdivision approval:

The subject site plan/subdivision meets the requirements of the Building Zone Regulations,
excluding sections 6-15 and 6-17, and is Ok for Zoning Permit Sign-off.

Reviewed by: Jodi Couture Date: 5/16/2021
Note: These comments do not represent Building Inspection Division approval. Plans subject to review by ZEO at time of
building permit application.






TOWN OF GREENWICH

Town Hall ~ 101 Field Point Road ~ Greenwich, CT 06830
Planning & Zoning Department ~ 203-622-7894 ~ Fax.203-622-3795

Site Plan Application
Property Address: 200 Pemberwick Rd, Greenwich CT 06831 Taxip: 81-1099442
Property Owner: WH Parcel |, LLC/lan Lagowitz, authorized agent” Aiddrags: 2 Church Street, Montclair, NJ 07042
Email: 1AN@ivigroup.com Cell Phone: Other Phone: 973-226-1950
Applicant: Clay Kaufman/The Cedar School Address: 56 Stonehedge Dr S, Greenwich CT 06831
Emai: C-kaufman@thecedarschool-0rg eyl phone; 203-808-5005 Other Phone:
Authorized Agent: *in his sole capacity as Receiver for WH Parcel |, LLC Address:
Email: Cell Phone: Other Phone:

Select One: [] Pre-Application tVénal
Zone(s): GBO, LB, R-7 Lot Area: 1-9917

Please select all relevant items below: lﬂMc)
M Special Permit — Complete special permit application form

0 Coastal Overlay Zone

=h

gr notification)

0 Property is within 500 feet of a Municipal Boundary of (

0 Amendment to Building Zone Regulations — Section(s)

0 Amendment to Building Zone Map — Zone(s) affected

0 Health Department review needed

0 Sewer Department review needed

0O Architectural Review Committee Application attached or Review needed
O Planning & Zoning Board of Appeals review needed

O Inland Wetlands and Watercourses Agency Review / Approval Required

0 Scenic Road Designation

To be completed by P&Z staff only:
Check # Check Amount: $

Application # pzSitePlanApp 2020






